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INTRODUCTION 


In  May  1977,  the  Peninsula  Planning  Com- 
mittee staff  produced  and  distributed 
a  document,  "Columbia  Point  Land  Use 
Approaches,"  which  described  three 
directions  for  the  future  growth  and 
development  of  Columbia  Point.   Following 
review  and  continuing  analysis  of  these 
development  options,  this  composite 
plan  has  been  developed  to  solicit 
consensus  among  Committee  members  con- 
cerning a  more  specific  course  of  action. 

The  organization  of  this  report  reflects 
three  major  areas  of  attention  and 
study  In  plan  development,  presented 
in  three  sections  —  a  statement  of 
the  plan's  fundamental  elements, 
assumptions  about  public  sector  policies 
and  investment  requirements  and  a  des- 
cription of  private  development  oppor- 
tunities.  A  summary  relating  these 
three  issues,  and  indicating  the  poten- 
tial investment  and  employment  impact 
of  the  plan,  represents  the  concluding 
section  of  the  report. 


1.        BASIC   PRINCIPLES 


The  principles  described  in  this  section 
represent  the  base  of  assumptions  about 
development  direction  from  which  the 
Composite  Plan  proceeds. 


1.1   HOUSING  DEVELOPMENT 

Substantial  new  housing  development 
geared  toward  mixed  income  occupancy 
is  an  essential  factor  in  the  overall 
development  success  of  Columbia 
Point.   Within  this  emphasis,  the 
commitment  to  assure  housing  for 
the  existing  tenant  population  will 
be  sustained,  with  the  successful 
execution  of  Phase  I  (420  units) 
of  the  modernization  program  and  a 
significantly  restructured  management 
system  providing  the  departure  point 
for  additional  development. 


1.2   RETAIL  DEVELOPMENT 

Bayside  Mall  offers  an  optimum  location 
for  new  retail  development  or  revitali- 
zation,  because  of  positive  site 
qualities  of  visibility  and  accessi- 
bility, and  because  of  exhibited  demand 
for  better  located  and  more  competitive 
retail  services  by  neighboring  popu- 
lations.  100,000-150,000  square  feet 
of  retail  space  here  could  be  supported 
successfully  by  populations  within  a 
1-1  1/2  mile  radius. 


1.3   INSTITUTIONAL  DEVELOPMENT 

A  strong  institutional  presence  should 
be  maintained  on  the  peninsula  because 
of  the  generally  positive  impact  of 


present  and  proposed  Institutional 
uses  upon  land  values,  community 
quality  and  development  potential. 
Continued  development  of  the  U/Mass 
Harbor  Campus  within  the  perimeter  road, 
establishment  of  the  JFK  Library  and 
development  of  the  State  Archives  should 
be  pursued,  and  the  development  of 
a  cultural  center  or  other  additional 
institutional  uses  should  remain 
possibilities  within  the  existing 
area  of  primarily  institutional  land 
use  on  the  eastern  end  of  the  peninsula. 


1.4  DEVELOPMENT  OF  PUMPHOUSE 
AREA:  MIXED  USE 

A  mix  of  commercial  uses  (including 
a  hotel  facility,  conference  center, 
restaurant  facilities,  and  retail  and 
student  services)  supporting  nearby 
institutional  and  residential  uses 
would  be  appropriate  in  this  location. 
In  addition,  a  community  center 
providing  services  to  the  residential 
population  would  serve  as  a  link  to 
the  University  and  other  institu- 
tional uses. 


T-stop  improvements  and  toward  vehicular 
access  improvements  related  to  existing 
roadway  modifications.   Later  modifications 
to  internal  street  systems  will  become 
necessary  as  development  plans  are  defined, 
with  costs  supported  by  both  public  and 
private  investment. 


1.7  JOES  &  ECONOMIC  DEVELOPMENT 

Significant  employment  opportunities  are 
associated  with  both  new  commercial  and 
residential  uses  and  with  the  continued 
growth  of  existing  commercial  and 
Institutional  uses.   Aspects  of  new 
development  to  be  emphasized  include 
environmental  fitness  as  well  as  employ- 
ment intensity  and  potential  for  career- 
related  skills  development.   On  the  job 
training  in  some  instances  may  be  tied 
to  degree-granting  educational  programs, 
and  can  make  an  important  contribution 
to  the  economic  development  needs  of  both 
the  local  community  and  the  total  city. 
New  construction  also  will  create  immediate 
job  and  training  opportunities. 


1.5   BEACHFRONT  DEVELOPMENT 

The  exceptional  site  qualities  of 
Columbia  Point,  related  to  waterfront 
access  and  views  of  the  island  and  down- 
town skyline,  should  be  utilized  both 
to  provide  areas  for  recreational  and 
open  space  use,  and  to  provide  the 
amenities  of  a  waterside  location  for 
new  residential  development.   These 
site  advantages  are  also  a  major 
attraction  for  certain  kinds  of  site- 
specific  commercial  uses  (e.g.  hotel, 
restaurant)  which  are  seen  as  alter- 
nate uses  for  waterfront  development. 


1.6  CIRCULATION  IMPROVEMENTS 

Provision  for  improved  access  to  develop- 
ment parcels  on  the  peninsula  is 
necessary  to  stimulate  a  meaningful 
level  of  private  development  activity. 
Immediate  public  planning  attention  and 
investment  should  be  directed  toward 


1.8   A  DEVELOPMENT  MECHANISM 

A  special  purpose  entity  is  required  to 
direct  future  planning  and  development 
activities  on  the  peninsula.   Its  structure 
and  function  should  be  designed  to  insure 
the  active  involvement  of  all  with  a 
direct  interest  in  the  peninsula's  future, 
and  to  provide  for  a  continuance  of  the 
public/private  partnership  that  has  charac- 
terized the  work  of  the  Peninsula  Planning 
Committee.   It  should  have  the  authority 
to  adopt  a  plan  and  see  to  its  execution; 
and  to  raise  funds  through  bonding  as  well 
as  from  federal  and  state  funding  sources. 
It  should  complement  the  city's  broader 
community  development  efforts  in  the 
peninsula  area  and  not  absorb  or  compete  with 
them. 


/r 


2.         PUBLIC    POLICY    AND 

INVESTMENT    ASSUMPTIONS 


Initiative  and  activity  in  private 
development  depends  upon  a  set  of  basic  public 
policies  and  investments  to  produce  a 
suitable  and  functionally  adequate  support 
environment.   Funding  from  local,  state 
and  federal  government  sources  must  be 
involved  in  improving  or  adding  to  necessary 
public  structures.   Assumptions  about  the 
focus  and  scope  of  public  actions  on 
Columbia  Point  are  described  in  this 
section. 


2.1   UTILITIES 


2.1.1    WATER 


Capacity  of  the  existing  system  is 
inadequate  to  serve  major  scale  new 
development  beyond  presently  planned 
U/Mass  expansion  and  JFK  Library 
construction. 

An  increase  in  capacity,  involving 
cleaning  and  relining  of  a  length  of 
trunk  line  and  construction  of  a  new 
distribution  line,  is  a  prerequisite 
to  private  development  at  the  level 
proposed  in  this  plan. 

Estimated  cost:   $1,500,000* 

Expansion  of  the  existing  local  water 
distribution  system  on  the  peninsula  will 
be  necessary  to  serve  presently  under- 
developed land  parcels.   Cost  may  be 
partially  assumed  by  private  developers 
involved,  and  will  vary  depending  upon 
specifics  of  proposed  development. 


*  See  Appendix  for  references  on  cost 
estimates  used  here  and  elsewhere  in 
the  text. 


2.1.2 


SEWER 


See  Map,  Roadwav  Options,  for  identi- 
fication of  kev  circulation  issues. 


Installation  of  a  new  east-to-west 
gravity  feed  line  (taking  over  the 
primary  function  of  the  antiquated 
line  presently  located  in  the 
Mt.  Vernon  Street  right-of-way)  is 
recommended,   I'^ile  the  capacity  of 
the  present  line  is  adequate,  a  more 
efficient  system  is  strongly 
indicated  if  major  new  development 
on  Columbia  Point  Is  to  be  realized. 
The  estimated  cost  is  $3,000,000. 
Federal  funds  are  available  to  compete 
the  major  part  of  this  work,  but  are 
understood  to  be  in  jeopardy  unless 
design  work  is  started  by  the  fall 
of  this  year. 

The  existing  Mt .  Vernon  Street  line  is 
expected  to  continue  in  its  secondary 
function  as  an  overflow  line  operating 
intermittently  during  periods  of  heavy 
run-off.   Replacement  of  the  pumps  is 
expected  to  become  necessary  within 
the  next  10-15  years,  but  actual  cost 
figures  will  depend  upon  the  type  of 
equipment  and  scope  of  work  undertaken 
at  that  time. 


2.2.1 


COU'MBIA  STATION  TRANSIT  STOP: 
QUINCY  LINE  STOP 


Improved  transit  service,  involving 
construction  of  a  passenger  platform 
and  installation  of  a  switching  system 
allowing  Quincv  trains  to  serve 
Columbia  Station,  would  add  service 
to  and  from  the  South  Shore  communities 
and  would  improve  ser\'ice  from  the  down- 
town area  through  increased  train  frequency 

Initial  studies  have  suggested  a  cost 
range  of  $3-9  million.   A  more  detailed 
technical  analysis  should  be  undertaken 
as  a  first  step  twoard  determining  the 
extent  of  the  investment  required.   The 
Federal  Urban  Mass  Transit  Administration 
(UMTA)  is  a  potential  funding  source. 

2.2.2   KOSCUISZKO  &  PULASKI  CIRCLES 

Possible  modifications  relate  to  a 
simplified  connection  to  Mt.  Vernon  Street., 
improved  separation  of  through  and  local 
residential  scale  traffic,  some  provision 
for  connection  and  transfer  between  >rRTA 
bus  &  rapid  transit  routes,  and  im.proved 
vehicular  access  to  the  immediate  transit 
stop  area  (possibly  from  Columbia  Rd .  in 
addition  to  Morrissev  Blvd.). 


2.2   CIRCULATION 

Columbia  Point  is  advantageously 
located  in  terras  of  proximity  to 
major  circulation  routes,  both 
vehicular  and  rapid  transit,  but 
benefits  are  limited  by  difficult. 
Inadequate  or  restricted  access  to  those 
results.   Public  investment  is 
necessary  to  improve  access,  in  order 
to  promote  an  image  of  Columbia  Point 
as  a  convenient,  easy-to-get-to  place, 
with  greater  promise  of  success  for 
private  development  endeavors. 


Although  the  exact  nature  of  improvements 
and  cost  are  dependent  on  detailed  analysis, 
an  investment  range  of  $3-6  million  is  a 
preliminary  estimate  for  a  level  of  improve- 
ment commensurate  with  development 
opportunities  on  the  peninsula. 

2.2.3    INTERNAL  ACCESS  AND  ROAD 
IMPROVEMENTS 

Internal  circulation  improvements  are 
directly  related  to  development  decisions 
about  use,  access  to  and  movement  through 
particular  land  oarcels,  and  depend  upon 
the  finalization  of  future  nrivate  invest- 
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ment  plans.   Structure  of  more 
detailed  development  plans  would 
determine  the  degree  of  cost 
sharing  between  public  and  private 
sector. 

Circulation  issues  to  be  resolved 
through  more  detailed  planning 
include: 

The  relationship  of  Mt.  Vernon  Street 
(the  residential  circulation  system) 
to  the  U/Mass  roadwav  system  —  if, 
how  and  where  a  connection  is  to  be 
made; 

Improvements  to  the  Morrissey  Blvd. 
U/Mass  access  road  intersection; 


recreation.  Possible  improvements 
include  a  sand  beach  (requiring  perhaps 
1-2  acres  of  land  fill)  ,  dredging  of  a 
channel  to  penT.it  boat  usage  and  construc- 
tion of  a  breakwater  jetty  to  provide 
a  small  sheltered  boat  mooring  area. 

The  estimated  required  public  investment 
is  $800,00n-$l,000,000. 

Sea  Val]  construction  presently  defining 
the  water's  edge  around  U/Mass  should 
be  extended  around  the  northern  edge  of 
the  peninsula  through  the  JFK  Library 
site.   A  minimum  length  of  channel  dredging 
(500'-1000')  would  allow  construction  of 
a  boat  landing  area  in  connection  with 
the  Library. 


Additional  access  to  Bayside  Mall  to 
encourage  revitalization  of  presently 
less  visible  buildings; 

Additional  access  to  new  housing 
development  parcels  to  permit  de- 
emphasis  of  Mt.  Vernon  St.,  and 
balanced  access  to  new  and  renovated 
housing  areas; 

Future  main  access  to/egress  from 
JFK  Librarv 


2.3  BEACHFRONT  &  OPEN  SPACE 


2.3.2 


OPEN  SPACE 


Development  of  approximatelv  12  acres 
of  larger  scale  open  space  is  suggested 
as  recreational  land  available  to  housing 
residents.  Configuration  of  this  land  in 
such  a  wav  as  to  provide  pedestrian  access 
through  housing  development  areas,  and  to 
serve  as  a  link  between  maior  active 
recreational  and  community  center  areas 
and  developed  beachfront  is  illustrated 
in  the  Composite  Development  Plan. 

Development  costs  of  about  $500,000 
(SAO, 000-250, 000  per  acre)  are  assuined, 
again  with  the  possibility  of  federal 
funds  for  part  of  the  cost. 


2.3.1 


BEACHFRONT 


Development  of  the  water's  edge  in  such 
a  way  as  to  complement  and  improve  the 
visual  and  usable  qualities  of  waterfront 
land  parcels  is  a  public  corollary  to 
private  development  of  these  parcels. 

Interest  in  housing  development  along 
most  of  the  northern  edge  of  the  peninsula 
suggests  that  beachfront  development  should 
be  undertaken  here  to  produce  a  naturally 
contoured  water's  edge  usable  for  residential 


2.4   HOUSING  REVITALIZATION  . 

Stabilization  of  the  existing  residential 
community  must  be  realized  if  Columbia 
Point  Is  to  be  seen  as  attractive  for 
either  additional  residential  development 
or  commercial  development  in  the  future. 
Stabilization  must  proceed  from  the 
adoption  of  a  set  of  public  policies  designed 
to  assure  continuance  of  a  stable  and 


revitalized  neighborhood  following 
completion  of  the  present  modernization 
program.   The  following  particular 
issues  must  be  addressed. 


2. A. 3 


MAN'AGET^NT 


2.4.1 


MODERNIZATION 


Effective  and  expedient  implementation 
of  current  modernization  efforts,  con- 
sistent with  Housing  Court  mandates,  is 
a  must  if  new  housing  development  is 
to  occur.   The  basic  commitment  is  to 
Phase  I  plans  for  modernization  of  a 
number  of  units  sufficient  to  accomodate 
current  residents  (420  units).  The 
commitment  includes  the  assurance  that 
no  demolition  will  take  place  unless 
units  are  available  for  present  residents 
either  in  renovated  units  or  as  a  part 
of  new  development. 

In  order  to  assure  compatibility  between 
renovated  units  and  new  housing  develop- 
ment, an  additional  investment  of  ?1, 000, 000- 
$1,300,000  for  landscaping  and  related  site 
improvements  and  for  attention  to  building 
exteriors  will  be  needed.   As  an  additional 
measure  insuring  the  successful  merger 
of  new  and  renovated  housing,  the 
utilization  of  income  waivers  within  the 
low  income  component,  would  allow  gradual 
social  transition  to  a  broader  income  spread. 


Development  of  an  innovative  and  effective 
management  plan,  with  at  least  the  basic 
guidelines  in  place  by  the  time  initial 
renovations  are  completed,  is  essential. 
This  step  is  compatible  with  the  existing 
court  deadline  of  October  1  for  the 
development  of  such  a  plan. 


2. 4. A 


OTOFRSHIP 


Public  bodies  involved  in  the  ownership 
and  operation  of  Columbia  Point  Housing 
Project  should  investigate  mechanisms 
allowing  transfer  of  ownership,  partic- 
ularly to  permit  incorporation  of  older, 
renovated  units  into  a  comprehensive 
mixed  income  housing  development  program 
under  non-public  management.   A  related 
issue  concerns  the  disposition  of  the 
existing  indebtedness  of  approximately 
$10,000,000. 


2.5       SECURITY 


5.1 


HOUSING    SECURITY   PROGRAM 


2.4.2 


DEMOLITION 


A  policy  of  demolition  as  the  primarv 
treatment  for  presently  mothballed  high- 
rise  buildings  should  be  established. 
As  much  as  $400,000  would  be  required, 
depending  on  the  number  of  structures 
involved.   Selective  retention  and 
renovation  should  only  be  encouraged 
if  the  appropriateness  of  doing  so  is 
confirmed  by  additional  site  and  building 
studies . 


As  an  interim  measure  necessary  to  insure 
success  of  other  residential  stabilization 
measures  described  above,  increased  security 
within  the  housing  project  area  should  be 
given  continuing  policy  and  financial 
support.   Augmented  patrol  forces,  more 
frequent  patrols,  more  responsive  action 
on  resident  calls,  and  additional  street 
and  open  space  lighting  should  be  included 
in  an  expanded  public  security  program 
designed  to  continue  the  progress  of  the    ; 
present  resident-participant  project 
security  program. 


2.5.2    PENINSULA-WIDE  SECURin' 
PROGRAM 

Public  security  measures,  Including 
additional  patrol  personnel  doing 
more  frequent  patrolling  and  install- 
ation of  ample  security  lighting  fix-^ 
tures  to  provide  a  sense  of  safety  and 
protection  should  be  extended  to 
presently  less  protected  areas  of  the 
peninsula.   These  measures  would  offer 
assurance  to  potential  private  investors 
that  development  interests  would  not  be 
in  jeopardy. 

2.6  INSTITUTIONAL  DEVELOPMENT 

The  construction  of  the  State  Archives 
on  the  peninsula  Is  considered  to  be 
an  Important  part  of  a  needed  sequence 
of  positive  actions,  reinforcing  the 
benefits  of  the  JFK  Library  and  the 
University  campus.  Present  estimated 
cost  is  $6,000,000. 

2.7  COMMUNITY  SERVICE 

The  Community  Center  described  In  the 
development  program  for  the  Pumphouse 
area  will  be  an  important  element  in 
the  stability  of  a  future  residential 
area.   A  variety  of  funding  sources 
could  be  used  to  support  its  construc- 
tion and  operation.   Construction  cost, 
assuming  a  30,000-40,000  sq.ft.  facility, 
could  be  $l,500,0O0-$2,OO0,OO0. 


PRIVATE    INVESTMENT 
POTENTIAL 


The  Composite  Development  Plan  reflects 
a  focus  on  investment  and  development 
potential  of  the  four  key  areas: 

(1)  the  area  around  Bayside  Mall; 

(2)  the  area  occupied  by  the 
housing  project  and  residential 
open  space; 

(3)  undeveloped  land  around  the 
pumphouse ; and, 

(A)  the  area  around  the  Columbia 
Station  transit  stop. 

(See  Map  1,  Development  Study  Areas) 


3.1   DEVELOPMENT  PARCEL  ONE: 
BAYSIDE 

The  presence  of  different  site  advantages 
(waterfront  on  the  north,  proximity  to 
existing  circulation  on  the  south) 
separates  this  parcel  into  two  areas, 
with  different  uses  and  kinds  of  development 
being  appropriate  to  each. 


3.1.1   SOUTH  PARCEL  (I-a) 

Direct  points  of  access  into  this  site 
from  existing  main  circulation  routes, 
visibility  and  use  history  of  existing 
buildings,  proximity  to  external  residen- 
tial neighborhoods  and  present  partial 
office  use  indicate  appropriateness  of 
development  with  a  combination  of 
retail-office  uses. 
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Reactivation  of  space  in  the  exist- 
ing buildings  seems  most  reason- 
able at  this  time,  with  community 
scale  retail  being  located  in 
the  most  visible,  most  accessible 
buildings,  and  additional  office 
use  complementing  the  existing 
Boston  Teachers  Union  offices. 
Construction  of  additional  retail 
space  can  result  from  success 
with  the  initial  activities 
described  above. 


3.1.2  NORTH  PARCEL  (I-B) 

Waterfront  and  view  amenities, 
coupled  with  a  key  position  between 
existing  residential  areas  on  the 
peninsula  and  the  greater  Boston 
community,  make  this  parcel 
well-suited  for  new  residential 
development. 

A  hotel  facility,  being  partly 
residential  in  function,  could 
also  serve  as  a  link  to  the 
peninsula  residential  community. 
Such  a  facility  could  be  developed 
by  building  onto  the  existing 
structure.   The  resultant  saving 
in  initial  investment,  combined 
with  the  parcel's  locational 
advantage,  make  this  use  a 
clearly  acceptable  alternative. 


TABLE  I  PARCEL  ONE  DEVELOPMENT  PROGRAM  SLWIARY 
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South  Parcel  (I-a) 

Preferred  Use 

Alternate  Use 

Retail 

69,000  sq.  ft.  in 
existing  building 

New  investment:  $2,800,000 

60-80,000  sq.  ft.  of  new 
space  on  Mt.  Vernon  St. 
industrial  bldg.  site 

New  investment:  $A, 800, 000 
-  $5,800,000 

Keep  existing  building 
as  resource  for  more 
job  intensive  light 
industrial  use 

Office 

61,000  sq.  ft.  in 
existing  building 

New  investment:  $1,500,000 

New  investment : 
$4,000,000 

North  Parcel  (I-b) 

Residential 

New  construction, 
requiring  demolition  of 
existing  building.  New 
access  road  is  necessary. 

12  acres  (?  AO  units 
per  acre  -  480  units 

New  investment: 
$23,000,000-25,000,000 

Hotel,  assuming 
waterfront  location 
is  more  important 
than  institutional 
proximity  offered 
by  Pumphouse 
location. 
Initially  200 
rooms,  with  ex- 
pansion to  400. 

New  investment: 
$20,000,000 

Summary 

Investment  Potential 
Employment  Potential 

$32,000,000-35,000,000 
450-500 

$28,000,000 
800-850 
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3.2  DEVELOPMENT  PARCEL  TWO: 
HOUSING  PROJECT  AND  ASSOCIATED 
LAND 

The  plan  assunes  a  continuation 
of  residential  use,  extended 
beyond  existing  housing  areas 
to  Include  major  new  housing 
development  areas.   A  niixed- 
inconie  community  composed  of 
25%  low,  50%  moderate  and 
25'='  middle-income  residents, 
is  seen  as  an  overall  goal  for 
new  housing  development  on 
the  peninsula.   Creation  of 
significant  public  recreation 
and  open  space  areas  oriented 
toward  peninsula  residents 
is  assumed  as  a  corollary 
to  housing  use. 

Development  Parcel  Two,  the  existing 
housing  project  plus  adjacent  city- 
ovned  land,  covers  52  acres. 
Fourteen  acres  are  occupied  by 
buildings  containing  the  ^20  units 
to  be  renovated  in  Phase  I  of  the 
bra's  modernization  program.   This 
program  is  assumed  to  be  a  basic  part 
of  any  future  development  planning. 
Subsequent  site  design  work,  including 
possible  improvements  to  the  exteriors 
of  renovated  buildings  and  the  areas 
around  them,  could  indicate  the 
usefulness  of  reallocating  existing 
funds  away  from  some  few  buildings 
presently  designated,  but  this  step 
would  be  considered  only  if  a  parallel 
commitment  were  made  to  present 
tenants  for  units  in  new  housing,  and 
If  the  benefits  of  an  improved  site 
plan  were  clear. 

Demolition  of  the  existing  vacant 
structures  is  assumed  as  the  most 
reasonable  approach,  because  of  the 
prevailing  negative  image  attached 
to  these  "hi-rise"  buildings,  the 
difficulty  of  Incorporating  them 
successfully  Into  a  new  mixed  Income 
corrmunity  and  the  related  difficulty 
of  attracting  private  development 
interest  in  adjacent  land  parcels. 


The  possibility  of  selective  retention 
and  renovation  of  some  of  these 
buildings  would  depend  upon  as  yet 
unanalysed  potential  for  renovation 
into  market  housing,  availability  of 
funds,  developer  Interest  and  market 
conditions . 

For  the  remaining  38  acres,  new  open 
space  is  assumed  to  utilize  12  acres, 
leaving  26  aciES  for  new  residential 
development.   At  a  density  of  30-A0 
units  per  acre,  780-1,040  units  could 
be  developed.   More  detailed  site 
analysis  is  required  to  develop  a 
definitive  design,  but  the  plan  does 
reflect  the  principles  stated  in 
part  one  of  this  document  -  that 
demolition  of  presently  mothballed 
hi-rise  buildings  represents  the  most 
reasonable  approach,  that  subsequent 
planning  for  buildings,  roads  and 
open  space  should  seek  to  achieve 
compatablllty  between  renovated 
units  and  new  construction 
and  that  changes  in  ownership 
of  the  existing  buildings 
should  be  re-examined  in 
relation  to  possibilities 
for  new  housing. 


TABLE  II  PARCEL  TWO  DEVFXOPMENT  PROGRAM  SUMMARY 
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Preferred  Use 

PHASE  I  Modernization  Program 

A20  units  to  be  renovated  with 
available  funds  ($A  million 
for  unit  renovation,  plus 
$4.4  million  for  utility 
upgrading,  security  and  ongoing 
management) 

Additional  investment  required 
for  exterior  improvements, 
street  changes,  and  landscaping: 
$1,000,000-1,300,000  (included 
in  public  investment  requirements) 

New  Housing  (Il-a  and  Il-b) 
Open  Space 

Residential 

12  acres.  Estimated  cost: 
$500,000  (included  in  public 
investment  requirements) 

26  acres  0  30-40  units  per 
acre  =  780-1,040  units 

New  investment:  $37,000,000  - 
$54,000,000 
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3.3  DEVELOPMENT  PARCEL  THREE 
PUMPHOUSE  AREA 

The  31  acres  comprising  the 
Pumphouse  area  constitute  a 
pivotal  location  with  respect 
to  both  existing  institutional 
uses  and  presently  undeveloped 
areas.   The  set  of  uses 
suggested  for  this  site  would 
connect  through  commonly  advan- 
tageous services  and  facilities 
separate  community  elements 
represented  by  the  University 
campus,  the  JFK  Library,  the 
proposed  State  Archives  build- 
ing and  a  significantly  expanded 
reslder:tlal  community. 

The  suggested  primary  use 
for  the  A. 8  acre  Pumphouse 
parcel  is  a  hotel/conference 
center,  with  facilities  developed 
to  meet  the  needs  of  both 
tourists  and  groups  associated 
with  the  University  and 
possible  new  institutions. 
The  availability  of  a  fully 
complemented  conference 
facility,  with  access  to 
the  resources  of  the  Univer- 
sity and  other  institutional 
uses,  could  attract  a  level 
of  use  for  the  hotel  that 
would  offset  the  seasonal  use 
associated  with  visits  to 
the  Library. 

The  proposed  location  for  the 
Archives  is  a  A. 4  acre  site  to 
the  east  of  the  Pumphouse, 
combined  with  4.6  acres  of 
open  space  complementing 
both  that  site  and  the  site 
of  the  JFK  Library. 

In  addition,  a  complex  of  rest- 
aurants is  proposed  supported  by 
existing  and  proposed  nearby  uses  and, 
eventually  by  a  larger  market  area 
as  land  and  water  access  is  improved 
and  development  proceeds  on  the  rest 
of  the  peninsula.   A  second  type  of 


use  proposed  is  a  limited  amount  of 
specialty  shopping,  not  competitive 
with  retail  uses  at  Bayside,  oriented 
to  the  needs  of  the  hotel/conference 
center  and  nearby  institutional  uses. 

The  location  could  also  accommodate 
a  cultural  center,  as  has  been 
proposed  by  the  Boston  Opera  Co. 
Sufficient  land  is  available  to 
provide  for  the  Integration  of  such 
a  use  into  the  development  package 
described  above.   It  is  assumed 
that  this  kind  of  facility,  whatever 
the  specific  activities  it  might 
accommodate,  would  be  most  feasible 
if  it  were  built  as  an  integral 
part  of  a  roLxed  use  development. 

Finally,  the  establishment  of  a 
community  center  is  proposed  for  the 
3. A  acre  parcel  on  the  south  side 
of  Mt .  Vernon  St.,  now  occupied  by 
an  industrial  use.   This  facility 
would  house  services  related  to  the 
residential  community,  such  as  a 
health  center,  a  job  clearinghouse 
and  training  center,  and  continuing 
education  programs  operated  in  con- 
junction with  the  University.  In  a 
very  real  sense,  this  use  would 
serve  as  a  connecting  link  between 
the  University  and  the  housing 
area.   Its  proximity  to  the  campus 
gymnasium  provides  an  opportunity 
to  reinforce  the  University's  comnit- 
ment  to  make  that  facility  available 
for  communitv  use. 

Use  of  the  waterfront  parcels  for 
new  housing  is  recorrjuended,  with  open 
areas  designed  so  that  access  to  the 
waterfront  is  also  linked  to  the 
uses  in  the  vicinity  of  the  Pumphouse. 

The  possible  renovation  of  the  Pump- 
house building  has  been  discussed. 
Whether  or  not  subsequent  detailed 
analysis  leads  to  renovation  of  the 
structure,  the  development 
potential  of  the  site  exists 
by  virtue  of  its  location. 
Therefore,  the  uses  proposed 
would  remain  unchanged  if 
renovation  work  proves 
unfeasible. 
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TABLE  III  PARCEL  THREE  DEVELOP.MEKT  PROGRA.M  SUMMARY 


Preferred  Use               Alternate  Use 

Parcels  Ill-a  &  Ill-b 
Residential 

12  1/2  acres  (?  40           Part  of  area  might 
units  per  acre  =            be  used  for  cultural 
500  units                   center  in  conjunc- 
tion with  develop- 
ment of  parcel 
Ill-e 

New  Investment:  $24,000,000-26,000,000 

Open  Space 

1  1/2  acres 

Parcel  III-c 

Open  space                  Alternate  site  for 

Archives  and  possible 
Estir^ted  cost:             site  for  institu- 
$200,000  (included          tional  use 
in  public  investment 
requirements) 

Parcel  Ill-d 

State  Archives  Bldg. 
Estimated  cost: 
$6,000,000  (included 
in  public  investment 
requirements) 

Parcel  Ill-e 

Kotel/Conference  Center 
400  rooms 

New  Investment:  $20,000,000 

Restaurants  &  specialty 
shopping  20,000-40,000 
sq.  ft. 

New  Investment:  $1,000,000-1,500,000 

Cultural  Center 
50,000-100,000  sq.  ft. 

New  Investment:  3,000,000-5,500,000 

Parcel  Ill-f 

Community  Center 
30,000-40,000  sq.  ft. 
Cost  to  be  supported 
by  public  funds 

Summary: 

Investment  Potential 
Employment  Potential 

$48,000,000-53.000,000 
600-650 
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3. A  DEVELOPMENT  PARCEL  FOUR 
T-STOP  AREA 

The  development  potential  of 
this  site  is  initially  depen- 
dent on  the  reconstruction  of 
the  platform  to  allow  Ouincy 
trains  to  stop.   With  this 
change,  there  can  be  solid 
prospects  for  mixed  use 
development  of  the  11  acres 
surrounding  the  stop  (including 
about  4  acres  of  land  under 
the  Expressway.)   At  the  very 
least,  this  location  will 
continue  to  serve  an  important 
function  as  a  terminus  for 
shuttle  service  to  destina- 
tions on  the  peninsula.   It 
could  accomraodate  a  significant 
amount  of  new  commercial 
development,  and  could 
stimulate  the  expansion  or 
redevelopment  of  other  parcels 
along  Morrissey  Blvd.   More 
detailed  studies,  similar 
to  those  already  done  for 
MBTA  station  locations 
(Wellington,  Oak  Grove, 
Alewife,  Porter  Square, 
Harvard  Square),  will  be 
required  to  determine  the 
potential  in  more  detail. 

Commercial  development  of 
this  area  would  offer 
additional  opportunities 
for  employment  intensive 
development  of  the  type 
described  in  Section  3.1. 
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SUMMARY    OF    FISCAL 

AND     EMPLOYMENT     IMPACTS 


4.1       PUBLIC    INVESTMENT    REQUIREMENTS 

(Figures  are   total   costs-specific   funding  sources  not    identified   except  where 
noted.      Reference  numbers   locates   text  where   item  is   discussed.) 


Estimated 

Comment 

Reference  No. 

Item 

Cost 

2.1 

Utilities 

"  Water 

$1,500,000 

"  Sewer 

$3,000,000 

2.2 

Circulation  Improvements 

"  Columbia  Station 

$3-9.000.000 

"   Koscuiszko  &  Pulaski 

Circles 

$3-6,000,000 

"    Internal  Access 

- 

No  estimate 

pending  def- 

initive site 

plans . 

2.3 

Beachfront  &  Open  Space 

"  Beachfront,  channel 

dredging  &  marina 

$800,000  - 

1.000.000 

"   Open  space 

$650,000  - 

Includes  improve- 

800,000 

ments  in  both 

areas  II  &  III. 

2.4 

Housing  Revitalization 

"  Phase  I  area  bnllding 

$1,000,000  - 

($8,400,000 

exterior  &  landscaping 

$1,300,000 

already  comritted) 

improvements 

*  Demolition 

up  to 

Depends  on  number 

$400,000 

of  structures 
involved. 

"  Management 

- 

Cost  dependent 

on  prograr^ 

adopted  (dis- 

position of 

existing 

$12,000,000 

indebtedness  needs 

to  be  discussed. ) 
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Reference  No. 

Item 

Estimated 
Cost 

Comment 

2.5 

Security 

— 

Cost  depen- 
dent on  pro- 
grams adopted 

2.6              State  Archives 

$6,000,000 

Community  Center 

$1,500,000  - 
2,000,000 

Part  of  develop- 
ment program 
for  Pumphouse 
area. 

TOTAL                       $20,000,000-$30,000,000 

4.2   PRIVATE  INVESTMENT  POTENTIAL 


Type  of  Use 

Estimated  Cost             | 

Preferred  Use 

Alternate  Uses 

Development  Area  I-Bayside 

Retail 

$7,600,000  - 
8,600,000 

$2,800,000 

Office 

$1,500,000 

$1,500,000 

Housing 

$23,000,000  - 
25,000,000 

Hotel 

$20,000,000 

Job  Intensive  Industrial 

$4,000,000 

SUB-TOTAL  -$32,000,000-35,000,000 

$28,300,000 

Development  Area  II-Housing 
Housing 

$37,000,000  - 
54,000,000 

Development  Area  Ill-Pumphouse 

Hotel 

$20,000^000 

Retail 

$1,000,000  - 
1.500.000 

Cultural  Center 

$3,000,000  - 
5,500.000 

Housing 

$24,000,000  - 
26,000,000 

SUB-TOTAL  -$48,000,000  -  53,000,000 

TOTAL  —   $117,000,000  -  142,000,000 

(Does  not  include  T-stop  area) 
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4  3   EMPLOYMENT  POTENTIAL 
Keflecc.  only  propose,  new  development.  Ooes  not  Include  e.p.nslon  of  exlstln. 
uses  nor  construction  related  jobs. 


AREA 


Development  Area  I-Bayside 


Development  Area  II-Housing 


Development  Area  Ill-Pumphouse 


NUMBER  OF  JOBS 


450-850 


TOTAL 


600-650 


1,050-1,500 


APPENDIX 


COLUMBIA      POINT 

COMPOSITE     DEVELOPMENT      PLAN 

PENINSULA      PLANNING      COMMITTEE 


APPENDIX  A  -  REFERENCE  MATERIAL  FOR  COST  ESTIMATES 


Text  Reference 

Item 

Comment 

2.1.1 

Water  System 
Improvements 
$1,500,000 

1971  Charles  McGulre 
study,  updated  based 
on  current  costs. 

2.1.2 

Sewer  Improvements 
$3,000,000 

Boston  Sewer 
Department  and 
BRA 

2.2.1 

Columbia  Station 
($3-9,000,000) 

Preliminary  MBTA 
studies 

2.2.2 

Koscuiszko  & 
Pulaski  Circles 
($3-6,000,000) 

Extrapolation  from 
other  comparable 
locations  &  past 
experience. 

2.3.1 

Beachfront  Improve- 
ments 
($800,000- 
1,000,000) 

Refinement  of  BRA 
site  studies 

2.3.2 

Open  Space 
($500,000) 

Based  on  recent 
comparable  ex- 
perience, develop- 
ment costs  of 
$40,000-50,000 
per  acre  are 
likely 

2.4.1 

Additional 

modernization 

improvement 

BHA  studies 

2.4.2 

Demolition 
($400,000) 

BHA  estimates  based 
on  .05/cu.  ft.  for 
up  to  16  buildings 
at  average  cost 
$23,000  per  building 

3  -  Development  Program 

Retail 

Renovation  of  ex- 
isting space  figure 
(?  $15/sq.  ft.  for 
basic  improvements 
to  building,  plus 
$25/sq.  ft.  invest- 
ment by  new  tenants. 

New  construction 
figured  at  $50/sq.  ft. 
for  buildings  plus 

APPENDIX 

A  CONTINUED 

$80,000/acre  in 
site  Improvement 
costs. 

Office 

Renovation  of 
existing  space 
figured  at  $25/ 
sq.  ft. 

Residential 

Total  development 
costs  of  $48,000  - 
52,000  are  used 
for  all  new  housing. 

Hotel 

Development  cost  of 
$50,000/room 

Cultural  Center         Construction  esti- 
mated at  $50/sq.  ft. 
for  building,  plus 
SlOO.OOO/acre  for 
site  improvements. 

APPENDIX  B  -  BASE  CONDITIONS 


Although  Columbia  Point  is  a  somewhat  underdeveloped 
piece  of  land  in  the  context  of  the  Boston  area,  a 
variety  of  established  "developments",  of  varying 
degrees  of  seniority,  occupy  nearly  three-quarters 
of  the  360  acres  in  the  study  area. 

A  certain  amount  of  internal  development,  expansion 
and  change  -  and  perhaps  even  change  of  ov/nership  -  may 
take  place  involving  sdtrve  of  these  established  use  areas. 
The  uses  in  general,  however,  are  stable  and  any  signifi- 
cant change  in  the  nature  of  present  land  use  is  unlikely. 

The  picture  presented  by  these  existing  uses,  in  terms  of 
population,  facility  and  type  of  land  use,  defines  an 
important  base,  a  setting  within  which  new  development 
becomes  possible. 

The  base  map  (B-1)  shows  the  land  areas  occuoied  bv 
these  uses,  and  indicates  by  pattern  the  nature  of  existing 
use.   A  second  map  (B-2)  shows  the  remaining  one-quarter  of  the 
peninsula's  land  as  four  principal  development  study  areas, 
subdivided  to  facilitate  analysis  of  future  possibilities. 
These  are  the  "opportunity"  areas  ,   the  presently  vacant, 
underdeveloped  or  potentially  changeable  pieces  of  land 
where  the  future  character  of  Columibia  Point  may  be  given 
shape. 

The  present  vacancy  situation  in  Area  I,  Bayside  Mall, 
constitutes  a  prime  target  for  development  consideration. 
The  recent  leasing  of  33,000  square  feet  by  the  Boston 
Teachers  Union,  plus  continuing  community  concern  for  the 
reestablishment  of  shopping  facilities,  reinforce  the 
importance  of  securing  new  activity  in  this  location. 

In  Area  II,  the  Columbia  Point  housing  project  area,  work 
is  about  to  begin  on  the  first  of  the  420  units  scheduled 
to  be  renovated  with  the  presently  available  $8.4  million 
in  federal  modernization  funds.   Initiation  of  this  work 
places  renewed  emphasis  on  consideration  of  what  should 
happen  on  the  rest  of  that  site,  including  the  determina- 
tion of  what  to  do  with  the  presently  mothballed  buildings 
not  included  in  the  present  renovation  plans. 

In  the  case  of  Area  III,  the  Pumphouse  Area,  the  character 
of  the  building  itself,  the  largely  undeveloped  land  around 
the  Pumphouse,  the  potentially  pivotal  location  of  parcel 
Ill-f  at  the  end  of  Mt.  Vernon  Street,  all  invite  develop- 
ment attention. 


Area  IV,  the  Columbia  Station  transit  stop,  presents  a 
different  situation  with  respect  to  future  development 
possibilities.   The  availability  of  transit  access  to  the 
peninsula  will  continue  to  be  an  irnportant  factor  affecting 
the  growth  of  existing  uses  and  the  development  of  new 
ones'.   In  this  context,  the  addition  of  a  Columbia  Station 
stop  for  the  Ouincy  line  has  a  high  priority,  and  is  rec- 
ommended as  a  part  of  public  investment  actions  for  all 
three  options. 

On  a  longer  range  basis,  the  area  around  the  station  could 
have  development  potential  for  a  variety  of  uses,  once  the 
station  improvements  to  accommodate  a  Quincy  line  stop  have 
been  made.   In  one  sense,  development  in  this  location  is 
relatively  independent  of  what  happens  elsewhere  on  the 
peninsula,  since  the  site  is  physically  separated  from 
the  other  development  parcels.   Development,  however,  could  be 
beneficial  to  the  neighborhoods  on  both  sides  of  the 
Expressway,  and  would  be  particularly  important  for  the 
option  emphasizing  economic  development. 

The  accompanying  table  provides  a  summary  of  base  conditions, 
including  both  existing  land  use  and  demographic  data  and 
projections  of  future  growth  where  appropriate. 
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TABLE  I  -  SUMMARY  OF  EXISTING  LAND  USES 


Location  Size 


1.   Bayside  Mall  Area  32  acres 

Building  (1):   vacant  69,000  sq.  ft.  south  mall  building 
oriented  towards  Mt.  Vernon  Street  and 
Koscuiszko  Cirlce. 

Building  (2):   33,000  sq.  ft.  west  mall  building  occupied 
by  the  Boston  Teachers'' Union  under  lease 
(including  1.8  acres  land  for  parking) 
with  option  to  purchase.   Possible  opening 
of  eye  clinic  serving  Union  members,  in 
planning  stage. 

Population ; 

Staff  -  40 

Meeting  space  for  -  2000 

Total  Union  membership  -  5000 

Building  (3):   56,000  sq.  ft.  east  mall  building  vacant 
except  for  2060  sq.  ft.  S.E.  corner  space 
occupied  by  the  First  American  Savings  Bank. 

Building  (4):   Vacant  112,000  sq.  ft.  waterfront  mall 
building. 

Building  (5):   80,000  sq.  ft.  industrial  building  on 

3.6  acre  site  owned  by  Family  City  Develop- 
ment Corp.,  presently  occupied  on  lease 
by  American  Brush  Corporation. 

2.   Columbia  Point  Housing  52  acres 

Base  Area:      Boston  Housing  Authority  commitments  to 

renovate  588  units  in  two  stages,  of  which 
the  first  stage,  comprising  420  units,  is 
currently  funded.   The  first  stage  is 
almost  entirely  low-rise  {3-story)  buildings 
along  Mt.  Vernon  St.,  and  consists  of 
mostly  interior  modernization  work.   The 
second  stage,  not  yet  l^unded,  will  renovate 
the  rem.aining  four  3-story  buildings,  in 
the  N.W.  corner  of  the  project. 

Stage  2 

r6T         588 


84 
84 


Present  Programs 

Stage  1 

Family  Units 

252  ■  ■ 

Elderly  Units 

168 

TOTAL 

420 

Unit  Sizes  (approx. 

numbers) 

1  Bedroom 

80 

2  Bedroom 

100 

3  Bedroom 

125 

4  Bedroom 

67 

5  Bedroom 

48 

420 
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Development  Study 

Area  II:     916  units  in  eleven  7-story  buildings, 
presently  vacant  and  boarded  up  except 
for  some  social  agency  occupants.   Other 
buildings  are  an  approximately  8000  sq . 
ft.  recreational  building,  recently 
constructed,  and  an  approximately  9000 
sq.  ft.  heating  plant. 

3.  Pumphouse  Area  30.6  acres 

Waterfront  land  on  two  sides  of  the  Piimp- 
house  (totaling  approximately  27  acres) 
is  undeveloped.   The  Pumphouse  facility  has 
approximately  20,000  sq.  ft.  of  ground 
floor  space.   Pumping  Station  function 
will  continue  for  the  forseeable  future, 
but  does  not  require  use  of  the  entire 
building. 

Existing  non-residential  use  on  sub-area 
Ill-f  is  inconsistent  with  future  develop- 
ment possibilities,  and  potential  use  of 
this  parcel  for  building  a  connection  between 
housing  and  institutional  use. 

4 .  T-Stop  Area  11  acres 

At  present,  only  one  of  two  transit  lines 
actually  stops  at  this  station.   UMASS 
presently  leases  land  next  to  the  station 
for  the  operation  of  a  shuttle  bus  service 
between  the  station  and  the  campus.   The 

,        total  parcel  also  includes  land  under  the 
Expressway,  which  could  be  used,  at  least 

^        for  parking,  as  a  part  of  possible  future 
development  in  this  location. 

5.  John  F.  Kennedy  Presidential  Library       9.5  acres 

Construction  to  start  in  June  1977,  with 
target  date  for  opening  of  fall  1979. 
Approximate  development  cost  is  $12,000,000, 
of  which  $9,000,000  is  building  construc- 
tion cost  and  $3,000,000  is  site  work. 

Population ; 

SteT^f  45 

Visitors      878,000  peak  year 

675,000  stable  year  > 


6.   UMASS  Harbor  Campus 


construction  of  gV-'-i'^^f  ^jf^^Jf  " 
^^r-¥   of  existinq  conditions.   Future 
^?l^s  L?lide^onstruction  of  one  or  two 
plans  inoj-u^c  Present  campus 

additional  buildings   Present  c   p 

represents  an  investment  of  >^^^'^   ' 

Including  1.6  -iJl^^rrarkiSg  spaces, 
building  area  and  1,623  parxing  sf 


Population; 
Students 
Fac/Staff 
TOTAL  ■ 


1977 

77^0 

950 
77T?T) 


Full  Growth 

rr7^^<^^^"n75oo 


7.   Bo 


lil^liiiifig^iiil^gi^ 


Littla  change  anticipated  Iron,  present 
conditions. 


Population^ 
Students 

resident  faculty 
faculty  &  staff 


B.C.    High       Dever_&_McCorTTiack 

70 

130 


36.3   acres 


T  =r,c  for  new  development 
NO  specific  ma^or  plans  i^^^^^       {^ 
It   this  tiiT^e,  but  one  parcel  is  for 
(WHDH) . 


Population: 
Globe  Employees 
First  National  Bank 

Employees 
Others 


2000 


Total 


open  space  °--\-^,  -'bed!":'  T.Xr 

Major  improvements  fini.nea, 

change  antitipated. 

24 

includes  Morrissey  Blvd.,  Koscuiszko  Circle,   .  . 

and  Mt.  Vernon  Street 

362  (107  acres  are 

in  the  four 

"development  stx; 

areas") 


BOSTON  PUBLIC  LIBRARY 


3  9999  06352  183  3 
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